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Providing  Complete   Real  Estate  Service  Since    1910 
49    WEYBOSSET   ST..    PROVIDENCE    3.    R.  I, 


August  31,  1964 


Boston  Redevelopment  Authority  ^  - 

1101  Cith  Hall  Annex  - 

Boston,  Massachusetts 

^  f 

Dear  Sirs: 

In  accordance  with  your  request  I  have  studied  and  analyzed' 
seven  (7)  parcels  proposed  for  rehabilitation  in  the  Vfeshington 
Park  Urban  Renewal  Project  Area.   My  report  is  attached. 

Inherent  in  the  analyses  is  the  assumption  that  the  social 
and  economic  levels  of  tenants  and  residents  of  each  parcel  and 
its  environs  would  remain  virtually  unchanged  after  rehabilitation. 
This  consideration  was  reflected  by  this  appraiser  in  the  adjust- 
ments he  made  while  applying  the  Market  Approach,  as  well  as 
in  the  estimation  of  maximum  rentals  after  rehabilitation. 

The  costs  of  the  proposed  rehabilitation  program  for  each 
parcel  furnished  to  this  appraiser  by  your  Authority  were  accepted 
as  being  reasonably  accurate.   No  attempt  was  made  to  analyze 
these  estimated  costs  to  deteinmine  their  validity. 
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Boston  Redevelopment  Authority- 


August  31,  1964 


Following  is  a  suininary  of  the  values  found: 


PARCEL 

178   HuiBboldt   St. 

6  Mills  St. 

20  Catawba  St. 
38  Rockland  St. 
30-36  Catawba  St. 

7  Sherman  St. 
501  Warren  St. 


PRESENT 
F.M.V. 

$  5,300. 
4,300. 
3,500. 
500. 
4,000. 
2,200. 
14,700. 


AFTER 
VALUE 


COST  OF 

REHAB. 


$16,000. 

$12,000 

7,300. 

3,800 

8,200. 

12,000 

6,500. 

8,200 

15,400. 

12,800 

9,800. 

8,200 

21,500. 

5,600 

NET  LOSS 
OR  GAIN 

-  $1,300. 

500. 

-  7,300. 

-  2,200. 

-  1,400. 

600, 
+   1,200. 


Very  truly  yours, 


A,  Laudati,  Jr. 
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Att. 
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PURPOSE  OF  THIS  APPRAISAL; 

This  study  has  been  made  to  determine  the  economic  feasi- 
bility of  rehabilitating  7  structures  in  the  Washington  Park 
Urban  Renewal  Area.   Included  are  estimates  of  the  present  fair 
market  value  of  each  parcel,  as  well  as  an  estimate  of  the  fair 
market  value  of  each  after  the  designated  rehabilitation  has  been 
completed.   Subtracting  the  cost  of  rehabilitation  from- the  "after" 
value  of  each  parcel  will  give  an  indication  of  the  price  a  pro- 
spective buyer  can  afford  to  pay  for  each  parcel  with  the  stipu- 
lation that  the  designated  rehabilitation  be  completed <- within 
a  certain  time.   A  comparison  of  these  prices  which  can  be  paid 
with  present  fair  market  values  will  clearly  indicate  the  eco- 
nomic feasibility  of  the  proposed  rehabilitation  of  each  parcel. 

Unless  otherwise  noted,  "value"  as  utilized  this  appraisal 

report  is  intended  as  "fair  market  value"  which  may  be  defined 

as  the  price,  in  terms  of  money,  a  parcel  of  real  estate  will 

.1 
command  when  exchanged  in  the  open  market  between  two  parties 

after  exposure  for  a  reasonable  period  of  time.   The  assumptions 

r 
are  also  made  that  both  parties  be  willing  and  not  compelled  to  act, 

that  both  are  prudent  and  that  both  have  reasonable  knowledge  of 

all  the  uses  to  which  the  property  is  legally  adaptable. 
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NEIGHBORHOOD  DATA; 

The  subject  parcels  are  located  within  the  Washington  Park 
Urban  Renewal  Project  Area,  Boston,  Massachusetts.   More  specifically, 
this  Project  Area  is  located  within  the  Roxbury  section,  bounded 
on  the  south  by  Colxiiiibus  Avenue  and  Seaver  Street,  on  the  east 
by  Blue  Hill  Avenue  and  Warren  Street,  on  the  north  by  Dudley 
Street  and  on  the  west  by  Washington  Street.   Approximately  75%  _ 
of  the  residents  of  the  area  are  non-whit eo   Average  annual  house- 
hold incomes  are  below  the  average  for  the  City  of  Boston,  but 
not  so  much  so  that  economic  considerations  will  stifle ^potential 
rehabilitation.   A  survey  conducted  by  the  Boston  Redevelopment   J 
Authority  in  1961  indicated  42%  of  the  families  in  the  .-area  had 
a  gross  annual  income  of  less  than  $3,000.;  33%  had  inctomes  of 
from  $3,000.  to  $4,500.;  and  23%  had  incomes  in  excess  of  $4,500. 
Rentals  paid  in  the  area  appear  to  exceed  those  noannally  paid 
by  families  in  comparable  income  brackets.   The  same  survey  indicated 
that  only  15%  of  the  families  paid  rentals  iinder  $60.  per  month; 
44%  paid  rentals  of  from  $60,  to  $80.;  and  41%  paid  rentals  in 
excess  of  $80.   An  inspection  by  this  appraiser  indicated  that    ^> 
residential  property  values  generally  fell  within  a  range  of 
from  $5,000.  to  $18,000.,  with  a  small  percentage  in  excess  of 
$20,000.   Overall,  the  lower  income  groups  are  found  in  the  nor- 
therly segment,  and  there  is  a  progressive  increase  in  a  southerly 
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direction.   Correspondingly,  property  values  and  rentals  paid 
demonstrate  the  same  general  increase  in  the  same  direction. 

The  Washington  Park  Urban  Renewal  Plan  includes  the  total 
clearance  of  significantly  large  areas  with  new  housing,  shopping, 
institutional  and  public  facilities  designed  for  the  re-use  of 
these  areas.   The  major  portions  are,  however,  planned  for  reha- 
bilitation, and  the  fully  redeveloped  segments  are  designed  to 
engender  and  support  the  proposed  rehabilitation.   It  can  be 
safely  concluded  that  the  deterioration  which  had  been  apparent 
in  the  svibject  neighborhood  will  be  arrested  by  the  implementation 
of  the  Plan,  and  that  any  future  change  in  property  values  will 
be  upward.  ■•        i        .  \ 
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MARKET  DATA: 


(A)   C0I.1P ARABLE  SALES 


#1:   3  Abbotsford  Street.   Large  3-story  frame  dwelling..   Two 
family;  5  rooms  first  floor  and  5  rooms  on  second  floor, 
plus  5  bedrooms  third  floor;  has  heat  and  all  utilities; 
good  condition, 
sold  November  20,  1963,  for  $12,000. 

#2:   23-25  Catawba  Street.   2J2-story,  4  family  frame  duplex  (2 
units  each  side) ;  4  rooms  each  unit,  plus  4  bedrooms  3rd 
floor  each  side;  only  poor  to  fair  condition. 
Sold  April  1,  1964,  for  $5000o 

#3:   38-44  Catawba  Street.   2-story  frame,  2- family  duplex;  two 
4-room  units  each  side;  has  heat  and  all  utilities;  good 
condition. 
Sold  June  12,  1963,  for  $14,000<, 

#4:   39  Catav;ba  Street o   2^-story  frame,  1  family  dwelling;  4 

rooms  on  each  floor;  has  heat  and  all  utilities;  condition 
fair  at  time  of  sale. 

Sold  March  11,  1964,  for  $7,500.   Has  been  fully  renovated, 
and  present  mortgage  was  made  for  principal  sum  of  $12,400, 

#5:   47  Dale  Street.   2-family  frame,  2J2-stories;  6  rooms  each 
floor  including  3rd  floor;  in  only  fair  condition  at  time 
of  sale„ 
Sold  June  19,  1963,  for  $5,500. 

#6:   3  Wabon  Street.   2  family  frame,  2^   stories;  6  rooms  each 
floor,  plus  attic  rooms  on  3rd  floor;  has  heat  and  all 
utilities;  good  condition. 
Sold  February  5,  1964,  for  $15,000. 

#7:   15  Ruthven  Street o   3-story,  3  family  frame;  6  rooms  each 
floor;  good  condition;  has  heat  and  all  utilities. 
Sold  June  24,  1964  for  $13,000. 
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#S:   576  Narren  £:treet.   Large  3-story  frame,  3  family  with  man- 
sard roof;  6  rooms  each  level;  has  heat  and  all  utilities; 
good  condition. 

Sold  April  22,  1964  for  $10,000.   (Before  renovations,  the 
same  parcel  sold  on  December  11,  1963  for  $5,000.). 

#9:   9-10  Common  Street  (Charlestown  section).   3-story,  3  family 
frame;  5  rooms  each  floor;  has  heat  and  all  utilities;  good 
condition. 
Sold  on  September  18,  1963,  for  $16,500, 

#10:  20  Essex  Street  (Charlestown  section).   3-story  brick;  3  rooms 
each  floor;  one  unit  in  a  row  with  common  walls » 
Sold  September  25,  1963,  for  $6,500. 

#11:  20  St.  Martin  Street  (Charlestown  section),  3-story  frame, 

1  family;  3  rooms  each  floor.   One  unit  in  a  row  with  common 
walls.  i 

Sold  on  September  4,  1964,  for  $3,500. 


(B)   REM-AL  DATA 


17  Rockland  St< 


25  Rockland  St. 

40  Rockland  St. 

50  Rockland  St. 
6-8  Wakullah  St. 
18-20  Wakullah  Sto 

24A  Wakullah  St. 

79  Dale  St. 
3  Mills  Sto 
5  Mills  St. 

14  Mills  St. 

10  Catawba  St. 


12  Catawba  St. 

25  Catawba  St. 

32  Rowland  St. 

114  Rowland  Sto 


(lit) 

$40, 

i 
(w/e  hgat 

§? 

r 

Utile) 

(2nd) 

40. 

|w/o  heat 

& 

util.) 

(3rd) 

45. 

>/o  heat 

& 

utilo) 

55. 

>/o  heat 

& 

util.) 

30, 

>/o  heat 

& 

util.) 

' 

35.         ( 

[w/o  heat 

& 

util.) 

50o 

[w/o  heat 

& 

util.) 

• 

50. 

[w/o  heat 

& 

util.) 

43.         1 

[w/o  heat 

& 

util.) 

' 

75.         ( 

[with  heat) 

45.          < 

[w/o  heat 

& 

util,) 

(2nd) 

50.         ( 

[w/o  heat 

& 

util.) 

75.         ( 

,w/o  heat 

& 

util.) 

(1st) 

55.          ( 

,with  heat) 

•     (2nd) 

45.          ( 

,with  heat) 

(3rd) 

45.         ( 

,with  heat) 

(1st) 

4U„          ( 

,w/o  heat 

& 

util.) 

(3rd) 

40.         ( 

w/o  heat 

£c 

util.) 

65o          ( 

w/o  heat 

& 

util.) 

93.         ( 

with  heat) 

75.         ( 

w/o  heat 

& 

util.) 
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118  Rowland  St. 
155  Huraboldt  St, 
3  Sherman  St, 


515  Warren  St. 
633  Warren  St. 
635  Warren  St. 


$65.  (w/o  heat  &  util. ) 

55.  (with  heat) 

(1st)     70.  (w/o  heat  &  util.) 

(2nd)     70.  (w/o  heat  &  util.) 

(3rd)     70o  (w/o  heat  &  util.) 

85.  (with  heat) 

50.  (w/o  heat  &  util.) 

50.  (w/o  heat  &  util.) 
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178    HUI-IBOLDT   AVEMUE    (PJ^JRCEL   NOo    -750): 


(A)  RECORD   DATA 

ASSESSMElsIT :  Land  $1,000. 

Bldgs.  2,200. 

Total:.  $3,200. 

ZONING:  Residential  -  65 

OIVNERSHIP:  Previous  owner  was  Martin  Twerskey;  City  ac- 

quired by  foreclosure  on  December  6,  1953, 

(B)  DESCRIPTION   ^ 

A  large  2h,   story  frame  residence,  originally  designed  as 
a  1  family  unit  with  5  rooms  on  the  first  floor,  4  on  the  second 
and  4  on  the  thirdo   It  had  been  converted  to  2-family  use,  plus 
thi  rental  of  i^ooms  on  the  third  floor  levels  The  first  floor 
has  a  ceiling  height  of  Qh   feet,  plaster  walls  and  ceilings,  pine 
floors,  except  maple  in  a  den;  the  kitchen  has  a  butler  pantry, 
and  there  is  a  3-piece  bath  with  old  fixtures.   This  floor,  as 
well  as  the  balance  of  the  dwelling,  is  heavily  vandalized  and  in 
very  poor  condition.   However,  basic  construction  is  sound;  vir- 
tually all  of  the  deterioration  is  confined  to  the  surface  of' 
the  structure.   The  second  floor  has  a  ceiling  height  of  8  feet, 
plaster  walls  and  ceilings,  maple  floors »   There  were  4  bedrooms 
and  an  old  3-piece  bath  on  this  level;  one  room  has,  however, 
been  converted  to  use  as  a  kitchen  with  a  small  white  sink  but 
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no  cabinets.   Stairways  lead  to  both  the  front  and  rear  entrances 
from  a  central  hallwayo   The  third  floor  has  a  ceiling  height  of 
about  Ih   feet,  plaster  walls  and  ceilings  and  pine  floors.   There 
are  4  rooms  on  this  level,  but  one  has  been  converted  to  use  as 
a  bathroom  with  the  installation  of  3  fixtures.   The  basement 
is  full,  with  a  stone  foundation  and  concrete  floor.   The  ceiling 
is  plastered  and  is  at  a  height  of  about  7  feet.   An  old  gravity 
type  hot  air  furnace  is  located  here  but  appears  to  be  quite 
deteriorated.   A  good  Rheem  automatic  gas  water  heater  is  located 
in  the  first  floor  kitcheno 

The  exterior  sidewalls  are  covered  with  asphalt  shingle 
siding,  and  the  roof  is  gable  and  covered  with  asphalt  shingles; 
windows  are  wood  (double  hung).  There  is  a  single  door  rear 
entrance,  and  the  front  entrance  is  located  on  the  side  on  a 
covered  porch  which  extends  along  the  front  of  the  structure 
as  vjell. 

The  site  is  large  totaling  10,481  square  feet  in  area. 
It  is  level  but  is  all  at  a  height  of  about  4  feet  above  the 
street o   There  is  ample  room  for  a  driveway  to  the  rear. 

(C)   APPRAISAL  '  ~ 

^         The  subject  parcel  is  not  truly  investment  property.   A 

t\^ical  purchaser  would  very  likely  be  one  interested  primarily 
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in  acquiring  dwelling  accoramodations.   As  a  result,  he  would  be 
most  influenced  by  comparable  market  data. 

« 

Sale  NOo  1  is  physically  quite  similar  but  in  far  better 
condition.   The  subject  site  is  larger  and  has  more  valuable 
street  frontage.   The  following  adjustments  appear  to  be  justified: 

Sales  Price  ^        „  $12,000. 

Site        •*  -f  20% 

Iraprovsnents  -  75% 

Net  Adjustment:^ ,-     -  55%  =  a        x   -     3  6,600o 

Indicated  Value  of  Subject:    c  $  5^400. 

Sale  No.  7  also  has  an  inferior  site,  but  its  improvements 
are  much  superior  due  both  to  quantity  and  condition.  -The  follow- 
ing adjustments  can  be  made:       ::        ;         3         e 

Sales  Price:    *  ;:  $1-3,000. 

Site  -i-   20% 

Inprovements  -  30% 

Net  Adjustment:        -  60%  =  "   -     .  7,800o 

Indicated  Value  of  Subject:  $  5,200. 

The  sales  indicate  a  value  range  of  from  $5,200.  to  $5,400., 
and  both  sales  appear  worthy  of  significant  weight.   In  the  opinion 
of  this  appraiser,  the  present  indicated  value  of  the  subject    ■■■ 
parcel  is  $5,300» 
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(D)   APPRAISAL  AFTER  REHABILITATION 

The  subject  property  is  planned  for  complete  renovation,  and 
reference  is  herewith  made  to  the  description  of  these  renovations 
and  estimated  cost,  published  by  the  Boston  Redevelopment  Authority 
dated  July  31,  1964.   The  estimated  cost  is  $11,000,   However, 
this  concerned  the  rehabilitation  of  the  subject  property  as  a 
one- family  unit.   This  appraiser  has  since  been  instructed  to 
consider  the  rehabilitation  of  this  parcel  in  the  light  of  conver- 
sion to  two-family  use.   This  decision  is  wholly  justifiable. 
The  subject  structure  would  be  an  overly  large  one- family  unit,  c 
and  as  such,  would  create  certain  problems  concerning  feasibility. 
Only  a  purchaser  with  a  large  family  would  be  interested  in  ac-  i  ' 
quiring  it  -  immediately  reducing  its  potential  market;  secondly, 
the  average  income  levels  in  the  general  neighborhood  indicate 
that  the  funds  of  any  prospective  purchaser  would  be  limited; 
thirdly,  statistics  prove  that  larger  families  cannot  afford  to  r 
pay  as  high  a  proportion  of  their  gross  annual  income  for  housing 

as  can  smaller  families.  H   .       ^'  ■ 

?.  ■.         f 

The  cost  estimates  for  rehabilitation  furnished  this  appraiser 

will  have  to  be  revised  upward  to  include  at  least  one,  and  perhaps 

two  new  heating  systems;  added  electrical  service;  one  additional 

kitchen  (on  the  second  floor);  and  some  alteration  of  the  stairways. 
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On  the  other  hand/  this  appraiser  believes  that  all  work  on  the 
third  floor  level,  except  for  cleaning,  should  be  eliminated. 
This  level  could  be  treated  as  an  attic o   Overall,  the  net  change 
should  be  an  increase  of  approximately  $1,000,  to  a  total  of  $12,000, 

Assuming  that  these  renovations  have  been  completed,  the 
following  comparisons  with  market  data  can  be  made: 


Sale  No.  1  - 

Sales  Price: 

Site 

+  20% 

Improvements 

+  10% 

Net  Adjustment: 

+  30% 

H    + 


Indicated  Value  of  Subject: 


$12,000, 

1,' 

^  3,600.    e 
$)15^600.    , 


Sale  NOo  7 

Sales  Price: 

Site 

Improvements 
Net  Adjustment: 

+  20%  ' 
+  5% 
+  25%  = 

Indicated  Value 

of 

Sub j  ect : 

$13,000, 


3,200. 
$16,200. 


The  above  comparisons  indicate  a  potential  range  in  rehabilitated 
value  of  from  $15,600.  to  $16,200.   In  the  opinion  of  this  appraiser, 
the  most  reasonable  specific  conclusion  of  value  is  $16,000. 
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Rental  data  indicates  that  the  renovated  units  should  rent 
for  a  maximum  of  $85o  (first  floor)  and  $80o  (second  floor)  with- 
out heat  and  utilities,  a  total  of  $165.  per  month  or  a  gross  annual 
income  of  $1,980.   A  gross  income  multiplier  of  8  is  indicated; 
this  is  a  normally  acceptable  GIM  for  property  of  the  svibject's 
typeo   Accordingly,  this  analysis  of  potential  rent  substantiates 
the  above  indications  of  fair  market  value„ 

(E)   FEASIBILITY 

The  cost  of  rehabilitation  is  estimated  to  be  $12,000., 
and  the  value  of  the  subject  can  be  expected  to  climb  to  $16,000o 
after  this  expenditure.  As  a  result,  it  can  be  concluded  that 
the  subject  parcel  can  be  sold  for  $4,000.  with  the  stipulation 
that  theproposed  rehabilitation  be  completed  within  a  reasonable 
period  of  time.   The  present  fair  market  value  of  the  subject  parcel 
is  indicated  to  be  $5,300.  if  sold  Without  any  restrictions  con- 
cerning rehabilitation.   It  follows,  then,  the  City  of  Boston 
would,  in  effect,  be  contributing  $1,300.  to  the  rehabilitation 
of  the  subject  parcel.   Unquestionably,  amenities  which  would  be 
gained  by  the  City  and  the  commionity  >  in  general,  if  the  proposed 
rehabilitation  is  effected,  would  far  outweigh  this  cost.   The. 
values  of  the  subject  and  surrounding  properties  would  be  enhanced 
and  supported,  and  an  impetus  for  additional  private  rehabilitation 
of  other  nearby  parcels  would  be  created.    >■".  i"- 
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6  MILLS  STREET  (PARCEL  NOo  764); 


(A)   RECORD  DATA 

ASSESSMENT: 

Land 

$   500 

Improvements 

3,000 

Total: 

$3,500 

ZONING:  Residential  -  40 

OWNERSHIP:         Previous  owner  was  Samuel  Washington,   City 

of  Boston  acquired  by  foreclosiire  on  August  10, 
1959. 


(B)   DESCRIPTION 

Two  story  brick  structure  in  a  row;  mansard  roof  (slate 
shingles)/  single  door  front  entrance  and  single  door  rear  from 
basement  level;  wood  (double  hung)  windowso   The  first  floor  has 
plaster  walls  and  ceilings  at  a  height  of  3h   feet  and  oak  floors; 
There  are  3  rooms  on  this  level,  including  a  living  room  with  a 
fireplace,  a  den  also  with  a  fireplace  and  a  bedroomo   The  second 
floor  has  plaster  walls  and  ceilings  at  a  height  of  9h   feet; 
floors  are  pine  with  some  oak.'  There  is  a  brick  fireplace  in  the 
living  room,  a  bedroom  also  had  a  fireplace;  another  former  bed- 
room has  been  converted  to  kitchen  use  with  a  Youngstown  sink 
and  cabinet  unito   A  3-piece  bath  with  a  modern  tub  has  a  tile- 
board  wainscote  4  feet  high.   The  basement  is  full  with  stone 
foundation  walls.   This  level  is  only  1  foot  below  the  rear  yard, 
so  that  a  rear  entrance  is  possible.  There  are  2  rooms,  one  of 
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which  is  a  kitchen  with  a  white  sink  and  masonite  tileboard 
wainscoting.   The  walls  and  ceilings  of  the  2  rooms  are  plaster  at 
a  height  of  7^  feet,  and  floors  are  pineo   A  steel  jacketed  steam 
boiler  fired  by  oil  provides  heat  and  hot  water  for  the  entire 
unit.   A  small  3-piece  bath  with  modern  fixtures  is  also  located 
on  this  level. — 

Typical  of  row  housing  which,  in  a  sense,  are  condominiums,- 
the  lot  is  small  with  a  total  area  of  1,356  square  feeto   The 
frontage  is,  of  course,  entirely  covered  by  the  dwelling,  with 

^  K  i. 

common  walls  on  each  side, 

(C)   APPRAISAL;   '  '   ,  ■.         C  j. 

The  typical  purchaser  in  this  ciase  would  be  buying  for  occu- 
pancy; accordingly,  the  Market  Approach  must  be  granted  full  weight. 

Sale  NOo  10  is  also  a  brick  unit  in  a  row.   It  is .located 
north  of  the  subject  general  area  in  Charlestown,  but  in  a  rela- 
tively comparable  economic  neighborhoodo   It  is  slightly  larger 
than  the  subject,  and  although  not  as  attractive,  it  is  in  better 
condition.  The  sites  are  about  equal  in  size,  but  the  neighborhood 

of  the  Sale  is  slightly  superior  economically.   Based  on  this  • 

i 
analysis,  the  following  adjustments  are  indicated: 
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Site 

-  10% 

Improvements 

-  10% 

Net  Adjustment: 

-  20% 

Indicated  Value 

of 

Subj  ect : 

Sales  Price:  $6,500, 


1,300. 
$4,200. 


Sale  No,  11  has  comparable  site  for  size,  but  street  frontage 
and  general  neighborhood  are  slightly  superior.   The  structvire  is 
larger,  but  it  is  frame,  and  inferior  to  the  -quality  of-  the  sub — 

ject's  construction.   General  overall  condition  was  slightly  in- 

6 

ferior  to  the  subject's  at  the  time  of  sale.   These  considerations 
lead  to  the  following  adjustments: 


$3,500. 


;;175. 


r 
Sales  Price: 

i 

Site 

-  10% 

Improvements 

+  15% 

Net  Adjustment: 

-f   5% 

Indicated  Value  of  Siobject:        '-  -^  $3,675., 

Say:  $3,700, 


The  above  comparisons  indicate  that  the  subject  parcel  has  a 
potential  range  in  market  value  of  from  $3,700,  to  $4,200o   It 
is  this  appraiser's  opinion  tlat  the  most  reasonable  conclusion 
concerning  its  present  fair  market  value  is  $4, 000,    3 

-■  :  r  ^  -1 

(D)       APPRAISAL   AFTER   REHABILITATION: 

This  parcel   is  planned   for  rehabilitation  as   a  one-family 
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unit  as  described  in  the  pertinent  publication  of  the  Boston 
Redevelopment  Authority  dated  July  31,  1964.   The  proposed  plans 
include  renovation  of  the  basement  level  kitchen  and  removal  of 
the  second  floor  kitchen.   Total  estimated  cost  of  all  renovations 
is  $3,800.   It  is  this  appraiser's  suggestion  that  the  rooms  on- 
the  basement  level  be  left  as  they  are;  the  present  kitchen  could 
serve  as  a  laundry,   A  new  kitchen  could  be  made  in  one  of  the 
first  floor  rooms,  resulting  in  a  standard  5-room  cottage  with 
full  basement.   The  cost  of  the  rehabilitation  could  be  reduced 
without  reducing  the  value  of  the  parcel.   In  fact,  efficiency  ' 
and  desirability  should  be  enhanced^   Assijming  that  the  renovations 
as  proposed  have  been  completed,  the  following  application  of  the 
Market  Approach  is  indicated:  ^         f. 


Sale  No.  10 

Sales  Price: 

Site 

Improvements 
Net  Adjustment: 


-h   25%     i> 
-i--  15%  = 


Indicated  Value  of  Siabject; 


$6,500, 

+     1,000. 
$7,500. 


L 


Sale  No.  11 

Sales  Price: 

Site 

-  10% 

Improvements 

+  100% 

Net  Adjustment: 

-'r   90% 

Indicated  Value  of  Subject: 


$3,500, 

L 

L 

3,200, 

$6,700. 

Lreter  Jx.  cLaudati  &'  Si 


on 


Page  20 


SI 


I 


) 


p  praisai 


The  above  comparisons  indicate  a  potential  value  range  of 
from  $6,700.  to  $7,500.  after  rehabilitation.   Sale  No,  11  appears 
to  be  a  better  comparable,  and  placing  greater  weight  on  this 
sale,  it  is  this  appraiser's  conclusion  that  the  fair  market  value 
of  the  subject  parcel,  after  rehabilitation,  is  $7,300. 

(E)   FEASIBILITY; 

The  estimated  cost  of  the  proposed  rehabilitation  is  $3,800. 
The  value  of  the  subject  property  after  these  changes  have  been 
effected  is  indicated  to  be  $7,300o  Accordingly,  it  can  be  con- 
eluded  that  the  typical  prospective  purchaser  would  presently  be 
willing  to  pay  $3,500o  for  the  subject  parcel,  encuinbered  by  the 
stipulation  that  the  proposed  rehabilitation  must  be  completed 
within  a  specified  reasonable  period  of  time.   This  sum  is  $500. 
less  than  the  value  the  parcel  would  have  if  offered  for  sale 
without  the  encuraberance  of  forced  rehabilitation.   Amenities  -i 
which  would  accrue  to  the  City  of  Boston  and  the  community  in 
general  would  far  outweigh  $500. ,  and  the  proposed  rehabilitation 
of  this  parcel  must  be  considered  wholly  feasible.  ^         ^ 
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20  CATAI-JBA  STREET  (PARCEL  N0»  1608) 


(A)   RECORD  DATA; 


ASSESSMENT: 


Land 
Improvements 

Total: 


$   900. 
3,000. 

$3,900. 


ZONING : 


Residential  -  40 


OWNERSHIP: 


Previous  owner,  John  So  Scott,  acquired  on 
May  26,  1955,  for  $3,,500o   The  City  of  Boston 
acquired  by  foreclosure  on  November  14,  1960. 


(B)   DESCRIPTION: 

Three  story  frame,  the  westerly  half  of  a  duplex  structure; 
clapboard  siding;  flat  roof  (tar  and  gravel);  single  door  front 
entrance  on  a  covered  landing  and  single  door  rear  entrance; 
windows  are  wood  (double  hung)o   The  first  floor  has  4  rooms, 
plaster  walls  and  ceilings  at  a  height  of  8  feet  and  pine  floors. 
The  kitchen  has  a  wood  wainscoting  3  feet  high  and  a  wliite  sink.^ 
There  is  a  3-piece  bath  with  old  styled  fixtures.   Hot  water  is 
stored  in  a  galvanized  storage  tank  in  the  kitchen,  heated  by  the 
stove.   The  second  and  third  floors  are  similar  in  finish  and 
facilities,  except  that  each  has  5  rooms  instead  of  4,-^  The  basement 
is  full  with  stone  foundation  walls,  concrete  floor  and  open 
ceiling  at  a  height  of  6^2  feet.   A  Brick  cen-£er  partition  divides 
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the  westerly  half  of  the  basement  from  the  easterly  portion. 
An  old  Richardson  steam  boiler  fired  by  coal  is  located  in  the 
basement. 

The  exterior  of  the  structiire  is  in  generally  poor  condition, 
while  the  interior  is  fair.   The  structural  core  of  the  building 
appears  to  be  sound.   Rentals  presently  paid  are  $30.  monthly  for 
the  first  floor  and  $35.  for  each  of  the  secojid  and  third  floors,. 

The  site  totals  2,500  square  feet  in  area;  it  is  generally 
level  and  at  curb  height o  I 

(C)   APPRAISAL; 

This  parcel  presents  something  of  a  problem  in  its-  evaluatioi}, 
as  is  the  usual  case  in  the  appraisal  of  one-half  of  a  eduplex 
structiire.   Gross  income  multipliers  for  a  duplex  normally  range 
around  5,  but  do  vary  down  less  than  4.   The  s\abj  ect  parcel  presently 
produces  a  gross  annual  income  of  $1,200.,  and  on  this  basis  may 
have  a  value  range  of  from  about  $3,800.  to  $6,000.   It  is  worth 
noting  that  it  was  sold  in  1955  for  $3,500.,  indicating  that  its 
market  value  should  fall  in  the  lower  segment  of  the  range. 


Sale  No.  3  is  superior;  first  because  it  is  double  the  quantity 

"  ■;  :i  U  fi  G 

since  it  included  both  sides  of  the  duplex;  it  was  in  much  superior 
condition,  and  the  lot  or  site  was  double  the  size  of  that  of 

3  (3  2  a 
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the  subject.   The  subject  improvements  are  equal  to  about  one- 
half  the  value  of  one-half  of  the  improvements  soldo   Sale  No. 
11  had  a  site  slightly  superior  because  of  general  neighborhood, 
but  its  improvements  were  inferior  to  those  of  the  subject  primarily 
because  of  quantity. 

Based  on  the  above  analyses,  the  following  adjustments  are 

)  r 

indicated:       _         „  .      „ 

Sale  No.  3;         .'   '.i        n        c         d 

^ales  Price  r       r        .i 

Site         3  r-  5%      ~  < 

Improvements  -  70% 

Net  Adjustment:        -  75%  =n        c    - 

Indicated  Value  of  Subject: 

Sale  No.  11:  "-         -'         ^ 

'  ^  $   3,500. 


175. 

4 

$  3,675., 
$3,700. 


The  Market  Approach  as  applied  above  indicates  a  present  value 
range  of  from  $3,500.  to  $3,700.   This  appraiser  placed  greater 
weight  on  Sale  NOo  3  and  was  influenced  by  the  sale  of  the  subject 


$14, 

,000. 

3 

10, 

,500o 

$3, 

,500. 

Sales  Price 

Site 

-   5% 

improvements 

+  10% 

Net  Adjustment: 

•-• 

+   5% 

Indicated  Value 

of  Subject: 

Say: 
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in  1955.   Any  general  inflation  in  real  estate  values  since  that 
time  has  been  more  or  less  offset  by  physical  deterioration.  - 
Accordingly,  $3,500o  was  accepted  as  the  present  indicated  value 
of  the  subject. 

(D)   APPRAISAL  AFTER  REHABILITATION: 

The  renovations  planned  for  this  struct\ire  are  described 

in  the  pertinent  publication  of  the  Boston  Redevelopment  Authority- 
dated  July  31,  1964.   They  include  general  redecoration,  new  kit- 
chen fixtures,  one  bathroom  fixture,  3  new  heating  systems  and 
water  heaters,  new  electrical  service  and  general  exterior  repairs. 
Total  estimated  cost  is  $^2, 000.   Assuming  that  this  proposed  re- 
habilitation has  been  effected,  the  following  application  of  the 
Market  Approach  can ie  made:  t 

1'  r  -A  ;: 

Sale  No.  3:  ''• 

]  a  \  H;  -^  fe     .        - 

sales  Price                  •  $14,000. 

;          '                  r.                    i  , 

Site           -  -   5%             •  '  : 

Improvements   ^  -  35%     H        .1  f. 

Net  Adjustment:  -  40%              L -  5,600. 

Indicated  Value  of  Subject:  ^      $  8,400. 

Sale  NOo  11;    '•'■■'..  ^  ' 

Sales  Price     -  $  3,500. 

Site  ^       -  5% 

Improvements    ^      4-  13  0% 

Net  Adjustment:  '               +  125%  =    ''        +      A, ^00. 
Indicated  Value  of  Subject:  $  7,900^ 
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The  above  comparisons  indicate  a  value  range  of  from  $7,900. 

to  $8,400.   Anticipated  monthly  rentals  after  rehabilitation  are 

$55.,  $55.  and  $50.  or  a  gross  annual  rental  of  $1,920.   The  GIM 

should  range  between  4  and  5,  indicating  a  value  of  from  $7,700, 

to  $9,600o,  the  lower  portion  of  the  range  probably  being  the  more 

reasonable  due  to  the  fact  that  the  easterly  half  of  the  structure, 

not  as  fully  renovated,  will  be  a  deterrent  to  value.   It  is 

this  appraiser's  conclusion  that  value  of  the  subject  parcel  after 

rehabilitation  is .'$8,200.   i  :      '   c 

:;         t       t:        r        t 
(E)   FEASIBILITY: 

(  ::>  ) 

Value  after  rehabilitation  is  $8,200.,  and  the  cost  of  ren- 

ovations  is  estimated  to  be  $12,000o   As  a  result,  a  subsidy  of 

c         :■       ?.  X  5.  z 

about  $3,800.  would  be  necessary  to  create  a  market  for  the  sub- 

^  V 

'  i- 

ject  parcel  under  the  rehabilitation  requirement.   This  represents 
a  loss  of  $7,300.  ($3,800.  4-  $3,500.)  when  compared  to  present  fair 
market  value.   This  loss  is  too  great  to  justify  the  rehabilitation 
of  this  parcel.   Perhaps  the  only  solution  would  be  to  offer  it 
to  the  owner o of  the  adjoining  half  for  a  reasonable  siom  —  $1,000. 
or  less,  with  the'- stipulation  that  he  make  renovations  not  to 

exceed  $7,200.  in' cost.  - 

;   ■  '  ■  A        i.        1 


;j 
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38  ROCKLAND  STREET  (PARCEL  NO.  690); 

(A)  RECORD  DATA; 

ASSESSMENT;  Land  $   800.         ' 

Improvements       l,400o 

Total:  $2,200. 

ZONING:  Residential  -  40 

OWNERSHIP;  Previous  owner  was  James  J.  Keenan;  the  City 

of  Boston  acquired  by  foreclosure  .on  December 
24,  1958. 

(B)  DESCRIPTION; 

Two  story  frame  dwelling;  the  easterly  half  of  a  duplex. 
Roof  is  mansard  type  covered  by  asphalt  shingles;  clapboard  siding; 
single  door  main  entrance  on  side,  single  door  to  rear  ell.   Rear 
ell  is  1-story,  but  due  to  topography,  basement  level  is  at  ground 
level;  so  the  structure  is,  in  effect,  two  stories.   All  of  the 
windows  are  out;  the  exterior  condition  is  very  poor  and  heavily r 
vandalized.   The  interior  is  also  fully  vandalized,  stripped  of 
fixtures  and  in  very  poor  conditiono   The  first  floor  has  plaster 
walls ' and  ceilings  at  a  height  of  9  feet  and  pine  floors.   There 
are  2  rooms  in  the  main  building,  and  the  kitchen  is  the  second  •' 
floor  level  of  the  wing.   There  are  two  bedrooms  and  bath  on  the- 
seconS  floor  with  the  same  finish.   These  are  also  completely   ^ 
stripped  of  fixtures,  heavily  vandalized  and^in  very  poor  con- 
dition.  The  basement  under  the  main  structure  is  full-;  with    '*■ 
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stone  foundation  walls  and  concrete  floor;  the  room  at  this  level 
under  the  wing  has  pine  floors.   The  site  totals  2,049  square  feet 
in  area;  the  front  20  feet  is  level  and  at  curb  height;  at  this 
point  there  is  a  sharp  drop  of  about  4  feet,  and  the  balance 
of  the  site  is  at  this  level. 


Overall  condition  of  the  structure  is  very  poor,  it  is  not 

f 
habitable  and  a  foundation  fault  is  apparent  in  the  rear  wing. 

The  westerly  half  of  this  building  is  occupied,  has  had  some  main- 

tenance  and  is  in  fair  conditiono 

'^  -  ■■  :,  E  :1 

(C)   APPRAISAL;  s        z  X 

The  subject  is  in  such  a  severe  state  of a  deterioration  that 
it  detracts  rather  than  adds  to  site  value, 

gale  No,  2;  -■  «        u        j         j 

&ales  Price  r-  z  s  ^  $5,000. 

S-xte        '         -  20%  ■'<  2         J         L- 

Improvements  -  70%  -         • 

Net  Adjustment:        -  90%  =  -     4,500. 

Indicated  Value  of  Subject:  $   500. 

Sale  NOo  5: 

sales  Price  $5,500, 

Site  -  15% 

Improvements  -  80% 

Net  Adjustment:        -  95%  = j        i    -     5,200. 

Indicated  Value  of  Subject:  $  300, 
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The  above  application  of  the  Market  Approach  indicates  what 
is  readily  apparent;  that  is,  that  the  value  of  this  parcel  is 
purely  nominal,  and  what  value  there  is,  arises  from  the  net  worth 
of  the  site.   This  appraiser  accepted  $500o  as  its  present  value. 

(D)   APPRAISAL  AFTER  REHABILITATION: 

The  rehabilitation  program  designed  for  this  parcel  is  de- 
scribed in  the  pertinent  BRA-publication  dated  July  31,-  1964. 
It  includes  a  virtual  rebuilding  of  the  premises  and  would  result 
in  a  relatively  modern  and  attractive  one-family  \init.   Total 

c  i 

cost  is  estimated  to  be  $8,200o   The  full  value  of  this  rehabilita- 

i  ^       !         e         (         i- 

tion  cannot  be  realized  in  the  open  market  because  the  adjoining 

easterly  half  of  the  duplex  would  be  a  deterrent  to  value,  and 

the  immediate  neighborhood  is  one  of  the  poorer  sections  of  the 

Washington  Park  Urban  Renewal  Project  Area^   These  elements  have 

been  considered  in  the  following  application  «f  the  Market  Approach: 


Sale  NOo  2: 

,-. 

r- 

J 

Sales  Price 

J. 

r 

f 

Site 

Improvements 
Net  Adjustment: 

-  20% 
+  50% 
+  30%  = 

R 

Indicated  value  of  Subject: 


$5,000. 


1,500. 
$6,500. 


3 


iPeter  Jx.  JLaudatl  Of  c>( 


on 


Page  31 


c 


i 


Jrlppraisal 


sale  No,  5; 

Sales  Price 

Site 

Improvements 
Net  Adjustment! 


-  15% 


Indicated  Value  of  Subject: 


$5,500. 


800, 


$6,300. 


It   is   this   appraiser's   conclusion  that  the  subject  parcel, 

'i  ' 

after  rehabilitation,  will  h-ave  a  maximum  value  of  $6,500. 


(E)   FEASIBILITY^ 

This  parcel  poses  a  problem;  even  if  offered  to  a  purchaser 

for  $1.00  with  the  rehabilitation  stipulation  included,  it  is 

■unlikely  that  thefe  would  be'  any  interesto   A  net  loss_of  about  ^ 

$1,700.  would,  in ~ef feet,  be  suffered.   If  there  is  any  possible  ' 

means  of  doing  so,  it  would  behoove  the  Local  Public  Authority 

'■:  J  z  t 

to  underwrite  this  difference.   The  amenities  even  in  this  case 

%  "-i  '-.  \  >.         . 

would  justify  the  ejtp^hditurfe  of  $2,200o  ($l,700o  +  $500.,  the 

present  fair  market  value).   The  subject  immediate  neighborhood 

is  one  wherein  the  restoration  of  a  bilighted  Structure  to  a  fully 

rehabilitated  dwelling  would  have  a  particularly  far-reaching 

effect.   There  has  been  virtually  no  impetus  created  as  yet  for 

private  rehabilitation  in  this  sectibn.   The 'subject  parcel  would 

ideally  serve  this  end.     i         ■         i  L         \ 
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3  0-36    CATAT\^A   STREET    (PARCEL   NO.    1605) 


(A)   RECORD  DATA 

ASSESSMENT : 

Land 

$1,700, 

Improvements 

4,800, 

Total: 

$6,500, 

ZONING:  Residential  -  40 

OWNERSHIP:  Previous  owner; was  Thomas  Ackerman;  City  of 

Boston -acquired  by  foreclosure  on- March  13,-1953, 


(B)  ^DESCRIPTION^  =        2         ' 

Two  story  frame  duplex  (2  units  each  side);  clapboard  siding; 
flat  roof  (tar  and  gravel);  wood  (double  hung)  windows;  4  single 
door  entrances  front;  4  single  door  rear  entrances.   The  first 
floor  west  side  has  4  rooms,  plaster  walls  a^^d  ceilings  at  a    ^' 
height  of  8^  feet;  pine  floors;  old  white  sink  in  kitchen  and 
a  3-piece  bath,  but  fixtures  have  been  removed.   The  second  floor 
is  essentially  the  sameo   This  west  side  (on  both  levels)  is 
vacant  and  heavily  vandalized.   There  are  2  similar  units  of 
4  rooms  each  on  the  east  side,  but  these  ar^  tenanted;  and  in   r 
better  condition*   The  basement  is  full  with  stone  foundation  walls. 
There  is  no  heat  "nor  hot  water  in  the  building.   General  overall 
condition  is  very  poor,  particularly  the  wesucxly  sid^.   However, 
the  struct\iral  core  of  the ''building  appears -to  be  sound  and  in 
relatively  good  condition,  a       s        E'         g         > 

3t  J."  f- 

\ I I i 2 
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The  site  is  generally  level  and  at  curb  height;  it  totals 
5,000  square  feet  in  area, 

(C)   APPRAISAL;  ,      ''  ■ ----'• 

This  parcel  was  compared  to  38-44  Catawba  Street  (Sale  NOo 
3),  an  adjoining  and  similar  structure,  but  one  that  is  in  good 
condition  and  has  heat  and  hot  water.   The  sale  of  23-25  Catawba 
street  (Sale  No,  2)-  was  also  utilized  but  with  less  weight;  cir-  . 
cvunstances  connected  with  this  sale  indicate  it  may  not  have  been 
a  true  open  market  transaction. 

Sale  No.  3; 

sales  Price  ,  $14,000. 

y  3  3        •■<         1         '; 


Site 

Equal 

Improvements  t 

-  70% 

,"( 

,T 

Net  Adjustment: 

-  70%  = 

- 

9,800, 

-f 

»1 

, 

1 

5 

Indicated  Value 

of  Subj 

j  ect : 

J 

$  4^200, 

- 

J 

'a 

h 

I 

Sale  No.  2: 

.; 

L 

I 

■    1 

^ 

Sales  Price 

>:  . 

i 

$  5,000, 

Site 

+   5% 

Improvements 

-  30% 

Net  Adjustment: 

-  25%  = 

— 

1,250. 

Indicated  Value  of  Subject:     ^        ^  $  3,750,, 

I  say:  $3,800, 

^  :^   ■       N       :.        n  ■ 

?  t:  -  \ 

This  appraiser  placed  greater  weight  on  Sale  No,  35but  granted 

some  significance  to  Sale  No.  2  and  accepted  $4,000,  as "the  indicated 


•i  4 
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present  value  of  the  subject  parcel, 

(D)   APPRAISAL  J^PTER  REHABILITATION; 

The  proposed  rehabilitation  program  for  this  parcel  is  de- 
scribed in  the  pertinent  BRA  publication  dated  July  31,  1964. 
It  includes  renovation  of  the  entire  structure  and  the  creation 

of  4  relatively  modern  dwelling  units  with  heat  and  hot  water, 

>        I. 
Total  cost  of  the- rehabilitation  is -estimated  to  be  $12,800. 

Assijming  that  this  plan  has  been  effected,  the  following  appli- 
cation of  the  Market  Approach  can  be  made: 


£        .1. 

A 

! : 

Sale  No,  3: 

Sales  Price 

(i                        j: 

?; 

c 

Site 

Equal 

Bnprovements'' 

\-& 

10% 

e 

Net  Adjustment: 

+ 

10% 

= 

t                          i< 

1 

^ 

Indicated  'Value 

of 

Sub j  ect :  ' 

7 

- 

a 

„ 

$14,000, 

e 


1,400, 
$15,400. 


The  adjustments  required  for  th^  improvements  of  Sale  NOo2 
are  too  great  to  be  of  specific  sigrfificance.   This  appraiser 
utilized  Sale  NOo  4  (39  Catawba  St.)  for  a  second  comparison  of 
the  subject  after  the  renovations  have  been  made.   Although  this 
is  not  a  duplex,  its  improvements  are  in  superior  condition, 

.  G  ^   ■       Q       '^        '        ;        ■ 

J  r.         '         • 

.-  ''         :       ;        c  ■      > 

C:  1  -.  :; 
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Sale   NOo    4: 


Sales  Price 


$   7,500. 


Site 

+  10% 

Improvements 

+  90% 

Net  Adjustment: 

+  100% 

Indicated  Value 

of 

Subject: 

7,500, 
$15,000.  e 


This  appraiser  placed  greater  weight  on  Sale  NOo  3  and  ac- 
cepted  a  value  of -$15,400.  -       -        -         _     ■     . 

Estimated  maximum  rentals  after  rehabilitation  are  $55. 
monthly  for  each  of  the  first  two  floor  units  and  $50.  for  each 
of  those  on  the  second  floor.   Gross  annual  income  would  be  $2,520. 
Based  on  $15,400.- as  the  fair  market  value,  indicated  QIM  is 
slightly  more  than  6,  a  reasonable  multiplier  for  a  di3f>lex  when  • 
the  entire  structure  (that  is,  both  sides)  is  being  considered. 

r 

(E)   FEASIBILITY: -  -       '-         . 

The  estimated  fair  market  value  of  this  parcel  after  reha-   _ 

bilitation  is  $15,400,,  and  the  cost  of  rehabilitation  is  $12,800, 

•        1-5  : 

It  can  be  concluded  then,  that  a  prudent  buyer  would  be  interested 

in  paying  no  more  than  $2,600.  for  the  subject  parcel  encumbered 

by  the  requirement  of  the  proposed  rehabilitation.   The  present 

fair  market  value  is  estimated  to  be  $4,000.   A  net  loss  of  $1,400. 

is  indicated,  but-  again,  this  is  outweighed  by  the  amenities  which 

would: accrue  to  the  City  of  Boston  and  the  community  in  general. 
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7  SHERMAN  STREET  (PARCEL  NO.  750) ; 

(A)  RECORD  DATA: 

t 

ASSESSMENT!  Land  $l,000o 

Improvements       2,200. 

Totals  $3,200. 

ZONING;  Residential  -  40 

OWNERSHIP:         Previous  owner  was  Martin  Twerskey;  City  of 

Boston  acquired  by  foreclosure  on  December  6, 
1963o 

f 

(B)  DESCRIPTION: 

2h   story  frame,  one  family  dwelling  with  a  hipped  (asphalt 
shingles)  roof;  clapboard  siding;  windows  were  wood  (double  hting), 
but  all  are  out  now;  single  door  front  entrance  on  covered  frame 
landing;  l-story  rear  wing  has  a  single  door  entrance  on  a  porch; 
granite  underpinning.  The  exterior  is  quite  deteriorated  but 
basically  soxond;  roof  shingles  are  in  poor  condition.  The  interior 
first  floor  has  a  ceiling  height  of  3h   feet,  plaster  walls  and 
ceilings  and  pine  floors.  There  are  3  rooms  on  this  level,  all 
heavily  vandalized;  the  kitchen,  located  in  the  rear  wing,  is  stripped 
of  all  fixtures e  There  are  3  bedrooms  on  the  second  floor  with 
plaster  walls  and  ceilings  at  a  height  of  9  feet  and  pine  floors. 
The  bathroom  is  stripped  of  all  fixtures.  There  are  2  rooms  on  the 
third  floor  with  plaster  walls  and  ceilings  and  pine  floors;  ceiling 
height  is  Ih   feet.  The  general  condition  of  all  three  floors  is 
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very  poor,  but  primarily  with  relation  to  the  sxorface  finish. 
The  structxiral  core  appears  to  be  soiindo  The  basement  is  full 
with  stone  foundation  walls  and  dirt  floors »  There  is  a  bulkhead 
entrance  under  the  rear  floor.  An  old  steam  boiler  was  fired 
by  oil,  but  the  biirner  is  missing;  however,  the  oil  storage  tank 
(275  gals.)  is  still  present. 

The  site  is  relatively  small  for  a  cottage,  totaling  only 
2,868  square  feet  in  area.   It  is  generally  level  and  at  curb 

height. 

^, 

(C)   APPRAISAL;   '  ""  c 

Sale  No.  5  (47  Dole  St.)  is  larger  -  a  two  family  unit  and 

in  better  condition.   In  addition,  it  is  located  in  a  slightly 

superior  neighborhood.   Sale  No.  2  (23-25  Catawba  St.)  is  in  a 

slightly  superior  neighborhood  from  the  point  of  view  of  family 

I, 
income  levels,  and  its  improvements  are  superior  with  respect  to 

both  quantity  and  quality.   Based  upon  these  factors,  the  follow- 
ing adjustments  are  indicated: 

Sale  No.  5: 

$5,500. 

3/000o 
Indicated  Value  of  Svibjects  i  $2,500. 


Sales  Price  i 

Site 

-  5% 

Improvements 

-   50% 

Net  Adjustment: 

-  55%  = 
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Sale  NOa  2; 

Sales  Price  $5,000, 

Site  -  5% 

Improvements  -  55% 

Net  Adjustment:        -  60%  =  -     3^000. 

Indicated  Value  of  Subject:  $2,000. 


The  above  application  of  the  Market  Approach  indicates  a 
possible  value  range  of  from  $2,000o  to  $2,500.   Considering  the 
extensive  deterioration,  this  appraiser  decided  to  stay  in  the 
lower  segment  of  the  range  and  accepted  $2,200.  as  the  present 
indicated  value  of  the  subject  parcelo 

(D)   APPRAISAL  AFTER  REHABILITATION:  „" 

Th©  rehabilitation  program  proposed  for  this  itriictur©  in« 
eludes  complete  renovation  and  the  installation  of  a  new  heating 
system  and  new  kitchen  and  bathroom  fixtures.   It  would,  in  effect, 

s 

become  a  fairly  modern  cottage  in  excellent  condition.  Total  cost 
for  all  of  the  proposed  rehabilitation  is  estimated  to  be  $8,200, 
Assvoning  that  this  work  has  been  completed,  the  following  adjust- 
ments are  indicated: 
Sale  No . ^ : 

$5,500o 


4,100. 


$9,600. 


Sales  Price 

1 

Site 

Improvements 
Net  Adjustment: 

+_ 
+ 

5% 
80% 
75%  = 

Indicated  Value 

of 

Svib  j  ect : 
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Sale  NOo    2: 
Sales  Price 

Site 

5% 

Improvements 

+   100% 

Net  Adjustment 

+      95%  = 

/ 


$5,000. 

+  4,800o 

Indicated  Value  of  Subject:  $9^800o 

The  above  comparisons  virtually  agree,  and  this  appraiser 

/  '■' 

accepted  $9,800.  as  the  indicated  value  of  the  subject- parcelo 

(E)   FEASIBILITY; 

The  value  after  rehabilitation  is  estimated  to  be  ^9,800., 
and  its  cost,  $8,200.  This  leads  to  a  conclusion  that  a  prudent 
pvirchaser  would  b6  willing  to  pay  up  to  $1,600.  for  the  sxobject 
parcel  encuiribered  by  the  rehabilitation  requirement.  The  present 
fair  market  value  was  found  to  be  $2,200.,  so  that  a  net  loss  of 
$600.  would  occur.  The  rehabilitation  of  this  parcel  is  therefore 
wholly  feasible  in  light  of  the  amenities  which  will  result. 
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WARREN  STREET  (PARCEL  NO.  2029): 

(A)  RECORD  DATA; 

ASSESSMENTi  Land  $  5,000. 

Improvements        8,000. 

Total:  $13,000. 

ZONING:  Residential  -  65  _.^_ 

OWNERSHIP:  Previous  owner  was  Eugene  Glickstein;  City  of 

-  Boston  acquired  by  foreclosure  October  30,  1963. 

(B)  DESCRIPTIONS  -  ^ 

3-story  frame  6-unit  apartment  house  with  mansard  (slate 
shingles);  wood  shingle  siding;  front  entrance  is  on  covered 
landing;  rear  entrance  is  on  porch  with  single  door  to  south 
side  and  another  single  door  entrance  to  north  side;  windows  are 
wood  (double  hung).   The  interior  south  side  has  a  3-room  apart- 
ment on  the  first  floor  with  plaster  walls  and  ceilings  at  a 

h         q  3  .? 

height  of  10  feet;  oak  floors;  fairly  modern  kitchen  with  white 

sink  and  a  modern  3-piece  ceramic  tiled  bath.  The  second  and 
thir  floors  are  each  similar.  The  north  side  on  each  of  the 
three  floors  has  similar  apartments  in  every  respect  except  that 
they  are  each  4  rooms  instead  of  three.  The  basement  is  full 
with  stone  foundation  walls,  concrete  floor,  plaster  ceiling  at 
a  height  of  8  feet.   A  large  Kiwanee  boiler  located  here,  fired 
by  oil  through  a  gun-type  burner,  provides  steam  heat  and  hot  water 
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for  the  entire  building.   There  are  two  275  gallon  storage  tanks. 
Each  apartment  has  a  relatively  large  hall.  The  overall  condition 
of  the  structure  is  fair  to  good,  and  the  structxiral  core  of 
the  building  is  soiondo 

The  site  is  a  corner  and  totals  6,499  square  feet  in  area  with 

frontage  on  Wabon  Street,  as  well  as  Warren  Street.   It  is  generally 

>  1 

level  but  is  all  about  4  feet  above  curb  height.   A  stone  retaining 

wall  supports  the  land  along  the  entire  frontage. 

•^  i  ,        h  3  c         . 

(C)   APPRAISAL;   u'  u        c  j  3 

The  sxibject  property  is  a  multi-unit  res^idential  income  pro- 
ducin<?  parcel.   Its  nature  is  such  that  the  typical  purchaser  would 
b@  on@  int€r€St@cl  primarily  in  its  income  producing  potential; 

^  ''  -•  C  ;  : 

for  this  reason,  the  Income  Approach  must  assiome  prime  significance 

in  its  evaluation.   Current  monthly  rentals  with  heat  supplied  are 

*■         ^  ~         :»         i 

$70.,  $75,  and  $70,  from  the  first,  second  and  third  floors  re- 
spectively on  the  south  side  and  $95.,  $85.  and  $85.  from  the 
north  side.   These  rentals  are  more  or  less  maximums,  based  on   d 
coii^jarable  rental  data  and  average  g'ross  annual  family- incomes 
for  tliis  area.  Tbtal  gross  monthly  income  is  $480.,  and  gross  ^ 
annual  income  becomes  $5,760,   Since  the  rentaxs  do  appear  to 
\     represent  more  or  less  maximum  possible  rentals,  and  because    r, 
there  is  some  deterioration  evident,  a  relatively  high  vacancy  c 
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rate  can  be  anticipated. 


Gross  Annual  Income:  $  5,760. 

Vacancies  &  Credit  Loss  (15%):  860. 

Adjusted  Gross  Annual  Income:  $  4,900. 


E:q>enses: 

Taxes 

$1 

,300. 

Water  - 

- 

200. 

Insurance 

120. 

Maintenance 

500. 

Management 

r 

SOOc- 

•- 

Heat 

- 

900. 

Roof  Reserve 

50o 

Total: 

3, 

,370. 

$ 

1, 

r530. 

j 

350o 

$_ 

JLj 

,180. 

■i 

$ 

9. 

,^00. 

5, 

,000. 

$14,^00. 

Annual  Net  Income: 

Land  Value  $5,00G.  &  Requirement  at  7% 

?'  i  ?■' 

Income  Imputable  to  Improvements: 


Improvements  value  at  12% 
(7%  return  &  5%  recapture) = 

Plus  Land  Value: * 

TOTAL  INDICATED  vAlUE: 


(D)   APPRAISAL  AFTER  REHABILITATION; 

The  renovations  planned  for  this  parcel  are  for  all  practical 
purposes  designed  to  eliminate  the  deferred  maintenance  which  has 
accrued  over  recent  years.  The  property  is  fairly  modern,  and  this 
program  is  all  thiat  is  required  to  fully  rehabilitate  it.   No  meas- 
vurabl^  increase  in  rentals  can  be  anticipated.   However,  the 
vacancy  rate  will,  diminish,  and  average  annual  maintenance  costs 
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will  be  reduced.   Total  cost  of  the  proposed  rehabilitation  is 
$5,600.   Assuming  that  the  renovations  have  been  completed,  the 
following  application  of  the  Income  Approach  may  be  nade: 


Gross  Annual  Income:  $  5,760. 

Vacancies  &  Credit  Loss  (5%)  t  260. 

Adjusted  Gross  Annual  Income:  $  5,500. 


Expenses: 

Taxes 

s 

§1 

,300.. 

Water 

1 

200o 

Insurance 

120. 

Maintenance 

300. 

Management 

s 

300.^ 

Heat 

900. 

n 

Roof  Reserve 

50.L 

Total: 

:3 

« 

J 

a 

Annual 

Net 

Income : 

Land  Requirement: 

3, 

rl70. 

n 
2, 

,330. 
350. 

$  1, 

,980o 

$16, 

5, 

,500. 
,000. 

$21, 

,500o 

Income  Imputable  to  Improvements: 

Improvements  Valine  at  12%  =i 
Plus  Land  Value: 

'  ,       ""' 

TOTAL  INDICATED  VALUE: 

fi  '^  II  ■''  ■> 

(E)   FEASIBILITY; 

There  can  be  no  doubt  concerning  the  feasibility  of  rehabi- 
litation with  respect  to  this  parcel.   Present  indicated  value 
is  $14,700o   The  value  after  renovations  are  completed  is  indi- 
cated  to  be  $21,500o   Since  the  cost  of  the  rehabilitation  program 
is  expected  to  be  only  $5,600.,  it  can  be  concluded  that  a  prudent 
purchaser  could  afford  to  pay  up  to  $15,900,  to  acquire  the  parcel. 
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Nonetheless,  the  indicated  present  fair  market  will,  of  course, 
be  the  maximum  which  any  prospective  purchaser  would  pay.  The 
anticipated  gain  ($1,200.)  would  insure  the  interest  of  investors 
who  normally  expect  a  gain  of  this  proportion  in  any  such  undertaking. 
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CERTIFICATION; 

I,  Peter  A,  Laudati,  Jr.,  the  undersigned,  hereby  certify 
that  I  neither  have  nor  contemplate  any  personal  or  undisclosed 
interest  in  any  of  the  parcels  analyzed  in  this  report;  that  I 
personally  inspected  each  parcel;  that  I  applied  appraisal  tech- 
niques in  accordance  with  professionally  accepted  standards  of 
practice;  and  that  in  my  opinion,  as,  of  August  31,  1964,  the  fair 
market  value  of  each  parcel  is  as  listed  in  the  letter  of  trans- 
mittal and  in  the  body  of  this  reports 

C  u  :  V.  A 
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Peter  A,   Laudati,   Jr.   -  Appr^aiser 

■^  ,.  i 
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